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Planning Policy Statement 3 (PPS3)

29 November, 2006

PPS3 (http://www.communities.gov.uk/index.asp?id=1504592) published today, contains 

many welcome policies. In particular, it reveals that the Barker Review has had a major impact on policy thinking. Many of the new policies also reflect HBF representations to Barker and the DCLG and Treasury over the last three years. A DCLG letter to local planning authorities on PPS3 has also been published: http://www.communities.gov.uk/pub/810/PlanningPolicyStatement3HousingLettertolocalauthorities_id1504810.pdf
PPS3 contains a raft of policies to ensure local planning authorities provide sufficient deliverable land with planning permission to meet housing need and demand and to improve affordability. They must take account of market information, develop policies “informed by a robust, shared evidence base”, and “work closely with the private sector, particularly developers and housebuilders”. Above all, policies must deliver. The Statement several times refers explicitly to the need to increase housing supply.

There is a strong emphasis on achieving high quality housing, especially design quality.

The DCLG has also published today a statement on Delivering Affordable Housing (http://www.communities.gov.uk/pub/808/DeliveringAffordableHousing_id1504808.pdf), 

intended to support local authorities and other key players in delivering more high quality affordable housing within mixed sustainable communities by using all tools available to them. It provides information on how existing delivery mechanisms operate. This statement should be read in conjunction with PPS3, but is not itself planning guidance.
As well as providing for Affordable Housing, local authorities “should take account of the need to deliver low-cost market housing as part of the housing mix”. Low-cost market housing, as in the draft PPS3, is excluded from the definition of Affordable Housing. The national indicative minimum site size threshold for Affordable Housing is 15 dwellings, although LPAs can set a lower minimum and will be permitted to set of series of thresholds for sites of different sizes.

Local authorities must “identify and maintain a rolling five-year supply of deliverable land for housing”. They should also “identify a further supply of specific, developable sites for years 6-10 and, where possible, for years 11-15”. PPS3 stresses that sites must be “developable” and “deliverable”, and there must be “a flexible, responsive supply of land”, with annual monitoring. Windfall allowances must be justified by “robust evidence”. The new Strategic Housing Land Availability Assessments will play a key role, not least in allowing house builders to inject realism into local authority forward plans.

As expected, “the priority for development should be previously developed land, in particular vacant and derelict sites and buildings”. Regional and local planning authorities are expected to set brownfield targets. There must be “effective” and “efficient” use of land. English Partnerships’ National Brownfield Strategy is also supposed to have been published today: http://www.englishpartnerships.co.uk.
Sustainability Appraisals should test various options, considering “the social, economic and environmental implications, including costs, benefits and risks”.

Another significant improvement on PPG3 is the requirement for local authorities to plan, monitor and manage. They must assess the risks of failing to deliver, look at options, identify obstacles and constraints, indicate “management actions”. One notable comment is that in circumstances where market conditions have changed, there may have to be a reassessment of need and demand, possibly initiating a partial review of the RSS to update the local level of housing provision.

The one-size-fits-all national density and parking policies of PPG3 have been removed. Instead local authorities are to develop their own policies, as recommended by HBF, possibly setting out a range of densities across the plan area. However 30 dwellings per hectare should be used as a national indicative minimum, though a lower minimum can be adopted if justified. RSSs should set out a region’s housing density policies, “including any target”. 

Refusing planning permission on grounds of ‘prematurity’ is explicitly forbidden, a key HBF recommendation to Barker.

However one big question mark over PPS3 is the risk that local planning authorities will use PPS3 to justify prescribing mix. There is frequent reference not just to a “mix of households”, but to a “mix of housing”. This difficult issue, which became a major industry concern with leaked revisions to PPG3 in October 2004, has not been adequately resolved. 

An added concern is that local planning authorities, in deciding planning applications, must have regard to “ensuring developments achieve a good mix of housing reflecting the accommodation requirements of specific groups, in particular, families and older people”. This suggests house builders may face an uphill struggle justifying apartment schemes.
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